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REAL  ESTATE  CONSULTANTS 

420  LEXINGTON  AVENUE.  NEW  YORK  17,  NEW  YORK  MURRAY  HILL  5-2400 


March  25,  196^ 


Mr.  Edward  J .  Logue 
Development  Administrator 
Boston  Redevelopment  Authority 
Ci  ty  Hal  1  Annex 
Boston  8,  Massachusetts 


RE:   Reuse  Appraisal 
of  Castle  Square, 
South  End  Urban 
Renewal  Area , 
Mass.  R-56 


Dear  Mr.  Logue; 


In  accordance  with  the  provisions  of  the  contract  entered  in  by  the 
Boston  Redevelopment  Authority  of  the  City  of  Boston  and  the  under- 
signed firm,  we  respectfully  submit  this  reuse  appraisal  of  the  Castle 
Square  area. 

The  plan  provides  for  three  distinct  types  of  uses  in  the  project  area. 
The  most  important  of  these,  in  terms  of  land  area,  is  housing  to  be 
provided  both  under  Section  221(d)(3)  of  the  National  Housing  Act  and 
housing  for  the  elderly  to  be  developed  by  the  Boston  Housing  Authority. 
The  plan  also  provides  a  site  of  approximately  4.5  acres  for  industrial 
uses  and  permits  the  development  of  up  to  80,000  square  feet  of  local 
retail  space  in  the  housing  area.   In  addition,  two  small  parcels  had 
been  set  aside  for  the  expansion  of  the  land  holdings  of  the  Holy 
Trinity  church  which  is  now  located  in  the  project  area.   A  copy  of 
the  disposition  plan  for  Castle  Square  area  is  attached  to  this  letter 
for  ease  of  identifying  the  locations,  shapes,  and  sizes  of  the  indi- 
vidual disposition  parcels. 

The  controls  which  have  been  established  for  the  redevelopment  of  the 
Castle  Square  area  are  relatively  severe  with  respect  to  Parcel  1,  the 
parcel  designated  for  221(d)(3)  moderate  income  housing.   The  severity 
of  the  reuse  controls  is  found  in  the  degree  to  which  the  Boston  re- 
development Authority  has  retained  the  prerogative  to  pass  upon  archi- 
tectural plans  and  designs.   While  the  retention  of  such  control  is  in 
keeping  with  the  over-all  objectives  of  the  program,  such  controls  are 
unusual  in  the  sense  that  they  are  not  common  in  the  normal  course  of 
real  estate  development.   These  controls,  therefore,  will  restrict  the 
flexibility  of  the  redevelopment  and  will  consequently  adversely  effect 
the  fair  value  of  the  parcel  with  respect  to  potential  alternative  sites 
elsewhere  in  the  Boston  area  which  would  not  be  so  controlled. 
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The  other  major  parcel,  the  industrial  parcel,  is  relatively  free  of 
controls  which  would  adversely  affect  its  desirability  for  industrial 
development  or  its  fair  value.   While  certain  design  standards  have 
been  indicated  for  the  parcel,  these  are   not  unusual  in  planned  in- 
dustrial districts  and,  therefore,  would  not  qualify  as  extra-ordinary 
Uurdens  upon  either  the  redevelopment  or  possible  end-users  of  the  in- 
dustrial parcel , 

Turning  to  the  opportunity  to  develop  local  retail  facilities  on  Par- 
cel 1,  it  is  the  belief  of  this  office  that  80,000  square  feet  permitted 
under  the  plan  is  in  excess  of  the  local  area'b  ability  to  support  such 
space.   Therefore,  it  is  recommended  that  before  final  plans  are  ap- 
proved for  the  development  of  Parcel  1 ,  a  detail  of  the  manner  in  which 
the  commercial  space  is  to  be  developed  and  used  should  be  required. 
In  this  regard,  the  most  practical  manner  in  evaluating  the  proposal 
would  be  within  the  f'-amework  of  the  standards  which  would  have  to  met 
if  the  parcel  were  to  be  developed  and  financed  in  the  private  market. 
Specifically,  the  redeveloper  should  be  required  to  demonstrate  the 
availability  of  a  cash  flow  based  upon  signed  lease  commitments  which 
would  be  sufficient  to  cover  operating  costs  including  debt  service. 
Whether  this  income  would  be  from  the  so  called  triple  ''A'  credits  or 
local  operators  of  lesser  credit  would  appear  to  be  immaterial.   The 
purpose  of  the  test  would  be  to  insure  that  the  proposed  space  would 
be  put  to  use  in  a  manner  which  would  be  in  keeping  with  the  plan  and 
which  would  be  beneficial  to  the  project  and  the  surrounding  com- 
muni  ty . 

Parcel  3,  because  of  its  size  and  shape,  might  be  disposed  of  either 
as  a  single  parcel  or  as  two  or  more  parcels.   From  the  standpoint  of 
administering  the  transfer  of  the  land,  it  would  appear  advisable  to 
offer  it  first  as  a  single  parcel  and  to  only  subdivide  it  if  a  single 
purchaser  did  not  come  forth.   in  any  event,  it  would  appear  that  the 
land  could  be  disposed  of  to  end-users  rather  than  to  an  industrial 
land  developer  because  of  its  very  excellent  location  and  because  its 
size  is  not  sufficient  to  make  it  attractive  to  the  larger  organizations 
engaged  in  the  development  of  industrial  real  estate  for  their  own  ac- 
counts . 

The  factors  effecting  the  determination  of  the  fair  value  of  the  indi- 
vidual parcels  are  summarized  in  the  report  together  with  a  discussion 
of  the  considerations  leading  to  the  determination  of  each  of  the  fac- 
tors.  The  fair  values  themselves  are  summarized  in  a  table  attached 
to  this  letter  indicating  both  the  per  square  foot  fair  values  of  in- 
dividual disposition  parcels  and  the  total  fair  values  of  the  parcels 
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under  the  plan.   The  controls  under  which  this  reuse  appraisal  has 
been  made  and  which  are  the  basis  for  determining  many  of  the  adjust- 
ment factors  are  reproduced  in  full  as  Appendix  A  of  this  report. 

The  undersigned  firm  does  not  have  any  interest  (including  that  of 
real  estate  agent  or  broker),  direct  or  indirect,  present  or  pro- 
spective in  any  of  the  land  in  the  project  area,  or  in  the  sale  or 
disposition  thereof,  or  any  other  interest,  whether  or  not  in  con- 
nection with  said  property,  which  would  conflict  in  any  manner  or 
degree  with  the  performance  of  the  services  and  submission  of  im- 
partial reports,  and  has  not  employed  and  will  not  employ,  in  con- 
nection with  the  services  to  be  furnished  hereunder,  any  person 
having  such  interest;  and  until  the  project  land  is  disposed  of  by 
the  Local  Public  Agency  or  excluded  from  its  project  or  prpjects  by 
resolution  of  its  governing  body,  the  appraiser  and  any  of  its  em- 
ployees of  the  appraiser,  so  long  as  they  are  employed  by  the  ap- 
praiser, will  not  acquire  any  interest  in  the  project  area  and  w| I  I 
not,  for  their  own  account  or  for  other  than  the  Local  Public  Agency, 
negotiate  for  any  of  the  land  in  the  project  area,  or  perform  ser- 
vices in  connection  with  said  land,  or  testify  voluntarily  ,as  a 
witness  at  any  proceeding  with  respect  to  such  land. 

Respectfully  submitted, 
LARRY  SMITH  &   COMPANY 


C.  Everett  Steichen 
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$    800 

Scaled  from  Disposition  Plan. 


INTRODUCTION 

An  appraisal    is   a   process    by  which   an   opinion  as    to   the    value   of   pro- 
perty   is    determined.      Value    is,    in  a   general    appraisal    terminology, 
usually   stated   as    "actual    value",    "true   value",    "fair   market   value", 
etc.       In  each    i'nstance,    the    term    implies   a    transaction    in    the   market 
place   between   a   willing   seller   and  a   willing   buyer,    both    of   whom 
possess    full    knowledge   of    the   uses    to  which    the   property   can   and   can- 
not  be   put.      Also,    the   concept   of    value    is   based   upon    the   assumption 
of   a   market   condition  where    the   buyer   can   select   from  among   many    that 
parcel    which   best   suits   his    needs   while    the   seller   can   seek    to  obtain 
the   highest  price    for   his    land   from  all    those   seeking   such    lands   and 
with    the   passing   of    title,    free   himself    of   concern   over   future   uses    to 
which    the   property   might   be   put.       In   such   a    situation,    it    is    the    role 
of    the  appraiser    to  advise    one   of    the    interested   parties   as    to   the 
price  at  which   a    specific   property    should   exchange    in    the  market  after 
giving   full    consideration    to   that   particular   parcel    and   all    alternatives 
to   it.      While    the   appraisal,    in    the   normal    situation    reflects   an   open 
market   situation,    the   same    is    not    true   of    the    reuse   appraisal    as    the 
normal    characteristics   of   buyer  and   seller   do  not  exist    in   situations 
involving    lands   made   available    through    the   urban    renewal    process. 

The   seller   of   urban    renewal    disposition   parcels    is   a   public   agency, 
and  as    such    is    responsible    to  several     levels    of   government    ranking 
from    the   municipality    to   the   Federal    Government.      As   an  arm   of    the 
municipal    government,    the    seller,    the    Local    Public  Agency,    has   a    re- 
sponsibility  which   extends   even   after    the   sale    to   insure    that    the 
final    and    total    uses    to  which   each   particular   parcel    is   put    is    in    the 
best    interest   of    the   municipality  and    its    inhabitants.       In  addition, 
the    Local    Public  Agency    is    subject    to  general    Federal    supervision  as 
the   use   of   Federal    funds    by    the   seller   brings   all    sales    of    lands   under 
a    series    of    regulations   and   controls   which,    again,    are   not  always    in 
keeping   with   private    transactions.      To   reiterate,    it    is   quite   common 
for  a   private   seller    to  engage    in   a    transaction   without   questioning 
the   purposes    to  which    the    buyer   will    put    the   property    or   his   ability 
to  perform.      The   Local    Public  Agency    is,    however,    subject    to  constant 
and   continuing    surveillance   not   only   with    respect    to   the   uses    for 
which    the    land   under    its    control    will    be   put   but   also  with    respect    to 
the  ability   of    the   buyer    to  perform  within   carefully   prescribed    limi- 
tations.     Therefore,    all    negotiations   and    transactions   undertaken   by   a 
Local    Public  Agency   must    be    of   a    nature   which    will    stand   up    to  criti- 
cism  regardless    of    the   merit   of    that   criticism. 

The    typical    buyer   of    urban    renewal    disposition   parcels    is   also  often 
nontypical    of   buyers    in    the   general    real    estate   market.      Due    to   the 


unusual    requirement    that    redevelopment   be   completed   within    the   scope 
of    detailed    limitations   as    to  size  and  quality   of    improvements,    and 
the    time    in  which    redevelopment  must   be   completed,    potential    buyers 
must   be    individuals    or   organizations   with   adequate   financial    and   physi- 
cal   capacity,    considerable  experience    in    the   design   and   development   of 
the    types    of    facilities    required   by    the    reuse   plan,    and   either   have  a 
ready   market   for    the   completed   project   or    the   managerial    ability    to  op- 
erate   it   after   construction.      Therefore,    the   number   of   potential    buyers 
is    1 i  mi  ted . 

Not   only    is    the    reuse   appraiser   called   upon    to  evaluate   disposition 
parcels   prior    to   their    transfer   from  a   unique   seller    to  a    unique 
buyer,    the    reuse  appraiser    is   also  called   upon    to  determine    the   value 
of    land    in   a   market   which    is   as   unusual    as   are   both    the   seller  and    the 
buyer.      A   principal    function   of    the    reuse   appraiser    is    to   indicate    the 
value   at  which    these   unique   parcels    of    land   should  exchange   between 
the   unique   seller  and    the   probable   unique   buyer.       In  doing   so,    the    re- 
use appraiser  must    take    into  consideration  and   be   guided   by   special 
conditions   and   controls   which   are    imposed   upon    the   disposition   parcels 
and   which   are    in   many    instances   quite   dissimilar   from  conditions   and 
controls   governing    the   use   of   properties    outside    the   urban    renewal 
project   area   which   might    serve   as    suitable   alternative    investment 
opportunities    for    the   potential    buyer.      Therefore,    the    reuse   appraisal 
is    the   evaluation   of   properties   under   a    total    renewal    plan    rather    than 
the  appraisal    of   properties   which   might   be    transferred    in  an   open   mar- 
ket  si  tuati  on. 

Specific    reference    to   the   unique   characteristics    of   urban    renewal    dis- 
position  parcels   can   be   found    in   Housing   and   Home   Fi nance  Agency   policy 
statements.      With    references    to   the   setting   of   fair   values,    the   HHpA 
has    instructed    that    "the    value   of    the    land   shall    reflect   both    the  ad- 
vantages  created   by    the   project   and    the    requirements   and    limitations 
on    the    land   uses    to  be    imposed   on    the    redeveloper   by    the   urban    renewal 
plan".      Therefore,    the    role   of    the    reuse   appraiser   can   only   be   satis- 
factori  ly   completed   by   a   careful    and   detailed  analysis    of    the    renewal 
plan  as   well    as   an  analysis   of    the    local    market   for    real    estate   of    the 
types   which   will    be   made   available    in   the   urban    renewal    project.      Con- 
sequently,   any   changes    in    the   urban    renewal    plan   between    the   f i  I i ng   of 
the    reuse  appraisal    and    the   disposition   of    the    land   can   have  an   effect 
upon    the   fair   value   of    that    land  as   expressed    in    the    reuse   appraisal. 

The    implications    of    the   preceding   are   clear.      The    reuse   appraisal    is 
essentially  an  evaluation   of   a   plan  and  a   process   by  which    the    real 
estate    implications   of    the   plan   can   be   analyzed  and    recommendations 
made    to   the   Local    Public  Agency    regarding    the   disposition   of    the    in- 
dividual   parcels.      However,    emphasis    is   placed   upon    the  evaluation   of 
the    renewal    plan    in   a   market   situation;    that    is,    in  a    situation   where 
the    land  wi  II    be   sold    in   competi  ti  on   wi  th   other  aval  lab  le    lands  . 
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Therefore,    the   fair   values   established   by    the    reuse   appraiser   should 
serve  as   a   guide    to   the    Local    Public  Agency    in   establishing  asking 
prices    for    the    land  which   would   be  a    reflection   of    both    local    rea^    es- 
tate  market   conditions   and    the   plan    itself. 

It    is   commonly   accepted    that    the  exchange   of   a   particular    real    estate 
parcel    will    be  arrived  at    only  after   a    series    of   negotiations    between 
the   buyer  and   seller   during   which   many   prices   might   be  mentioned. 
Price    is,    in   negotia  ti  on  per  i  ods ,    one   of    the   first  questions    that  a 
prospective   buyer   asks   of    the   seller.       It    is,    therefore,    important 
that    the    seller,    or   his   agent,    have  a    figure    to   discuss.      Most   sellers 
determine   a   mi  ni  mum  pr i  ce   which    they   would   be  willing    to  accept   as   a 
part   of    their   decision    to  sell.       It    is    not,    however,    prudent    to   reveal 
this   minimum   figure    to  prospective   buyers.       It    is    rather    the   common 
practice    for    the    seller    to   indicate  a   price   substantially   higher    than 
the   minimum  acceptable   price,    as    the   first   price   offered    the   buyer    is 
usually    interpreted   by   him  as    the   maximum   price   which   he   would   have    to 
pay.      The   buyer's   problem    is    then    to  negotiate    the   price   downward.      The 
asking   price    is    therefore   a    device   which   allows    the    seller   or   his   agent 
to  discuss   any   price   which   would   be   satisfactory    to   the   buyer  and^    hope- 
fully,   which  might    lead    to   the  establishment  of  a   price    in  excess   of    the 
seller's   minimum   price. 

Although    the   preceding    discussion   has    referred    to  negotiated   sales; 
this   has   been   for   convenience   only   and   does    not,    therefore,    consti- 
tute  a    recommendation    that   all    sales    of    redevelopment    land    in    the 
Redevelopment  Area    be   of    this    type.       In    those    instances   where   parcels 
are   offered   for   bid,    the    Local    Public  Agency   should   determine   a   minimum 
acceptable   price   based   on    the   fair   values    in    this   appraisal.      The   fair 
values    of    the    individual    disposition   parcels    indicated    in    this    report 
are,    therefore,    minimum   values   which   might   well    be   exceeded  and,    under 
certain   circumstances,    might   be    in   excess    of    the   market  at    the    time    the 
parcels   become   available   for   disposition. 

The    term   "fair   value",    as    used    in    this    reuse   appraisal,    describes    the 
value   of    the    land   under    the    reuse   plan.      As    such,    the   fair   value    is   a 
reflection   of   many   factors    including    the    location   of    the   project  area 
within    the   city,    the    location   of   each    disposition   parcel    within    the 
project   area,    land   uses   and   other   neighborhood    influences    in    the   vici- 
nity  of   each    disposition  parcel,    the   affect   which    the   urban    renewal 
process    itself    has   upon    land    values,    the   affect  which    specific    land 
use   controls   will    have   upon    land   values   and,    of    course,    the   market 
value   of    real    estate   of   each   use    type   within    the   city   as   a   whole. 

The    term   "market   value",    as   used    in    this    reuse  appraisal,    represents 
the    value   of    land   exchanged   on    the   open   market   between   a   willing 
seller   not   acting   under   duress    of    time,   and  a    buyer    with   many   alterna- 
tive  parcels    to  choose   between--both   of   whom  would   be   fully    informed 
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regarding    the   use   or   uses    to  which    the   property   might   be   put.      The 
market    value    is,    therefore,    a    reflection   of    the    classic   arms-length 
transaction   and    is   arrived   at   by   examining   properties   which   have   sold, 
properties   which   are    being   offered   for   sale,    and   when   applicable   and/or 
necessary   an    income   capitalization   analysis    of    the   development   oppor- 
tunities  under    the   general    controls    imposed   by   city-wide   zoning   and 
other    local    economic    factors    such   as   prevailing    rent    levels,    real    es- 
tate   tax    levels,    and   operating   costs.      The   determination   of    the   market 
value,    is    therefore,    one   of    the    steps    necessary    toward    the   final    de- 
termination  of    the   fair    values    of    the    individual    disposition   parcels. 
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SECTION  I 
CASTLE  SQUARE  REPORT 


The  Project  Area 


The  facing  map  illustrates  the  location  of  the  Castle  Square  area  and 
the  total  South  End  Urban  Renewal  Area,  of  which  the  Castle  Square 
area  is  a  part,  with  respect  to  prominent  and  otherwise  significant 
areas  in  the  City  of  Boston. 

The  Castle  Square  area  lies  immediately  to  the  south  of  the  Boston 
Central  Business  District  (CBD)  but  is  sufficiently  removed  so  that 
it  is  not  a  part  of  the  CBD.   Nevertheless,  it  enjoys  the  advantages 
of  central  ity  and  of  ready  access  to  the  other  parts  of  the  Boston 
area.   Castle  Square  is  bounded  on  the  west  and  the  east  by  Tremont 
and  Washington  Streets,  respectively,  two  of  the  major  north-south 
streets  which  provide  access  into  the  Central  Business  District.   The 
site  has  direct  access  to  Boston's  expressway  system  only  two  blocks 
to  the  east.   This  regional  access  pattern  will  be  enhanced  in  the 
future  with  the  completion  of  the  Massachusetts  Turnpike  extension 
which  will  pass  immediately  to  the  north  of  the  project  area. 

Castle  Square  also  has  excellent  public  transportation  facilities. 
A  major  line  of  the  Mass  Transit  Authority  runs  on  an  elevated  struc- 
ture along  Washington  Street  past  the  project  area.   This  major  line 
has  a  stop  at  the  intersection  of  Washington  and  Dover  Streets  at  the 
southeast  corner  of  the  project  area.   In  its  present  form  this  ele- 
vated structure  is  a  mixed  blessing.   On  the  one  hand,  it  provides 
direct  tie-in  with  the  entire  MTA  System  which  is  a  convenience  to 
residents  of  the  area.   On  the  other  hand,  the  elevated  structure  is 
both  unsightly  and  noisy  and  consequently,  detracts  from  the  immediate 
vicinity  as  a  desirable  residential  area. 

Lying  immediately  to  the  east  of  Castle  Square  is  the  New  York  Streets 
Urban  Renewal  Area,  a  project  devoted  to  light  industrial  uses.   The 
area  immediately  to  the  south  of  Castle  Square  is  largely  made  up  of 
old  residences,  many  of  which  had  been  turned  into  rooming  houses 
which,  based  upon  observations  in  the  field,  attract  a  large  number 
of  male  residents  in  economically  depressed  conditions.   The  area 
immediately  west  of  Castle  Square  is  largely  old  structures  contain- 
ing those  types  of  business  establishments  frequently  found  in  peri- 
pheral locations  around  central  business  districts. 

The  site,  again  based  upon  field  observations,  is  generally  level  and 
should  be  readily  developable. 
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SECTION    II 


RESIDENTIAL   SALES 


Boston,    like   many   other   built-up   cities    in    the   United  States,    has   ex- 
perienced  comparatively    little   new   residential    development    in    the   city 
such   as   Charlestown,    South   Boston,    East   Boston  and    the   South    End.       In 
these    older   sections,    residential    building   activity   has    been    limited, 
for    the   most   part,    to  public   projects    such   as   urban    renewal    and   housing 
for    the   elderly   projects.      Because   of    this    situation,    the   market    is 
limited    to  a    very   few    transactions.      A   summary   of    the   pertinent   data 
with    regard    to  each    of    these    transactions    is   provided    in    the   following 
table,    while   comments    regarding   each   property  and    its    neighborhood  are 
provided    in    the   text  which    follows. 

Date    of  Total  Number   of  Price   Per 

Sale   No.  Sa le  Pr i  ce  Dwe 1  I i  nq   Uni  ts  Dwe II i  ng   Unit 

1  i960  $313,023  750  $   420 

2  5/62  $   51,000  kS  $   770 

3  9/62  $  33,000  88  $  375 
k  9/62  $   31 ,600  69  $  458 


Because   of    the   built-up   characteristics    of   Boston,     there  are   few   vacant 
parcels   which   would   serve   as   alternatives    to   the    land   being   made  avail- 
able   in   Castle   Square.      Such    land  as   exists    is   not   available   but,    as 
revealed   by   a    check  with    owners,    is    being   held   for   other   uses. 

Sale   ff\ 


A   parcel    of    231,869   square   feet   was    leased    in    I96O   by    the   Boston   Re- 
development Authority    to   the   Charles    River   Part   "A",    Inc.    for   the 
annual    rent   of    $18,781,39,    and  an   option   price   of    $313,023.15-      The 
fair   value   placed   on    the   parcel    for    leasing   purposes   was,    therefore, 
$1.35   per   square    foot.      The   site   was   zoned   R-155   Foot  and  a    floor 
area    -   ground   area    ratio  of    2.25   established.      Within    these    limitations, 
a    total    of    some   750   dwelling   units   could   be   developed   on    the   site,    and 
consequently,    the   valuation   placed   on    the   site   would   be   $420  per   dwel- 
ling  unit.       It    should   be   noted    that   since    the    redevelopers   were   dealing 
with   a    redevelopment  authority,    there   would   be   a    tendency    to  downgrade 
the    land   because   of    the   necessity    to  deal    with    such   an   agency   and   be- 
cause  of    the   special    risk    involved    in   new  construction    in  a    redevelop- 
ment area.      Therefore,    if    the   developer   were    to  purchase    land    in    the 
open  market,    suitable   for  multi-unit    residential    development    with   con- 
ventional   financing,    the   builder  would   be   willing    to  pay    somewhat  more 
for    land   on  a   per   dwelling   unit    basis.      Nevertheless,    $420  per   dwelling 
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unit    is    deemed    to  be  quite   comparable    to  what    the   developers   would   be 
willing    to  pay   within    the   Charlestown   Redevelopment   Project   for  pro- 
perty   to  be   developed   under    the    221(d)(3)    program. 

Sale  #2 

This   property   was    sold   by    the   New  Haven   Railroad   on   May   9.    1962,    to 
the   Flatley   Construction   Corporation   for  a    total    price   of    $51,000. 
Therefore,    this    100,000   square   foot  parcel    brought   5'^    per   square 
foot.      Subsequent    to   this    sale,    kS    dwelling   units   have   been   developed 
on  approximately  65,000   square   feet   of    the    total    parcel.      This   sug- 
gests   that    there    is    $770   per   dwelling   unit    invested    in    that   part   of 
the    site   now  being   used.      This   project   was    financed   under   conventional 
f i  nanci  ng . 

Sale  #3 

This   parcel    was    sold   by    the   City    of    Boston   at   public   auction   on 
September   20,    1962,    to  Mr.    Charles   J.    O'Malley.      The   property    contained 
a    total    of   7^,706    square   feet  and   brought   $33,000,    or  kki    per   square 
foot   on    the   open   market.      Present   development   plans    for    the   project    in- 
cludes   88  multi-family    dwelling   units.      Therefore,    the   buyer  anticipates 
an    investment   of    $375   per   dwelling   unit    to   be   developed.      Special    note 
should   be   made    that    the   developer  anticipates    developing    these   dwelling 
units    under    the   221(d)(3)    and   consequent  ly ,  the   price   per   dwelling   unit 
reflects    the   same    restrictions   and   conditions   as    outlined    in   Sale  #1 
when   a    developer    is    building   within   a    redevelopment  project.      This   par- 
cel   also  bears   a    strong    resemblance    to   the   ultimate    investment   of 
several    of    the   project   disposition   sites    in    the   Charlestown  urban    re- 
newa 1    a  rea . 

Sale  #4 

This   sale    took  place   on   September   5,    1962.      On    that   date,    the  property 
of   82,897    square   feet   was    purchased   for   $31,600.      This    indicates   a   pur- 
chase  price   of    38(J    per   square   foot,    or   $458   per    dwelling   unit  as    in- 
dicated  by    the  building   permit    taken   out.      This   sale  also   reflects    the 
price   a    developer   was   willing    to  pay   under    the   22i  (d)(3)    program. 


Examination   of    the   above   data    indicate   builders   have   been   purchasing 
land   suitable    for  apartment   development   on   a    basis    of   approximately 
$400   for  each    dwelling   unit    that   can   be   developed   on    the   property. 
Again,     land   with   a    market    value    of    $400   per    dwelling    unit   would    be 
free   and   clear   and   not    subject    to  unduly   severe    restrictions,    covenants 
or   control s . 
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SECTION    I  I J 


COMMERCIAL   SALES 


An  extensive   search    of    the    inner   Boston  area    indicated    that    the^e   have 
been    relatively   few  commercial    land   sales    in    recent  years.       Jn   fact, 
commercial    land   sales   have   occurred  almost   exclusively    in    the   Dorchester 
and   Hyde  Park  areas   of   Boston   where    the   demand   for  commercial    develop- 
ment  has    increased   considerably   due    to   the    residential    development    that 
has    occurred    in    these  areas.      The   facing   map    indicates    the    location   of 
sixteen    recent    land   sales    in    the   Boston  area    involving   properties    that 
have   subsequently   been   developed   for   commercial    purposes    other    than 
service   station.--       (Sales   #'5   and  #16   are    transections    that   occurred 
in   Revere    rather    than   Boston   proper.)      Data    '-egarding    these   sales   are 
provided    in    the   following    table,      A   discussion   of   each    transaction 
f ol lows    the    tab le. 

Summary   of   Commercial    Land   Sales 

Area  Total  Price   Per 

Sq.Ft.  Price  Sq .    Ft. 

161,260  $127   500  $    .75 

9t),500  $  47,000  $    .52 

2'5,782  $100,000  $3. 90 

22, 57^+  $  82,000  $3.63 

106,602  $   37,000  $    .35 

7,357  $     3,500  $    .48 

40,655  $124,500  $3.08 

%128  $   13,000  $3.15 

1,984  $    10,000  $3.35 

1,750  $     7,500  $4.29 

16, 800  $  60,500  $3-60 

48,000  $   95,000  $1 .98 

3,819  $    16,000  $4.19 

(51,819)  ($l!i,000j  ($2.15) 

23,972  $100,000  $4.20 

193,333  $175,000  $      9' 

386,675  $250,000  $    .95'^ 


Price    includes   allowance   over  acquisition   cost    to  cover    unusual 
site   preparation   costs. 


Date   of 

Sale   No. 

Sale 

I 

11/56 

2 

3/57 

3 

5/57 

4 

9/58 

5 

12/58 

6 

12/59 

7 

3/59 

8 

3/59 

9 

8/59 

10 

12/59 

11 

5/60 

12 

11/61 

13 

n/61 

(12  &    13) 

(11/61) 

14 

3/62 

15 

8/62 

16 

10/62 

Sale  §\ 

This   property   consisting   of   approximately   four  acres   was   purchased    in 
November,    1956,    at  75<:   a    square   foot   under    the   stipulation    that   a    super- 
market would   be   constructed   on    the  property.       (The   seller    retaining 
title    to   the  abutting   property   on   which    is    obviously   his    intent    to  de- 
velop  additional    stores.       To  date   only   one   store    -  a    liquor   store    -   has 
been   constructed.^      Due    to    the   unusual    shape   of    this   property   which 
fronts   almost    1,000   feet   on   Truman   Highway,    as   well    as   zoning    regulations, 
only   50,000    to  60,000   square   feet   of    the   over-all     168,260   square   feet 
have   been   utilized.      The   southern   portion,    which    is    narrow    in   depth   and 
abutts    the   Neponset   River,    remains    undeveloped   woodland. 

This   commercial    property   fronts    on    the  major    traffic   artery    through 
this   portion   of    Boston   and    is    situated    in  an   area   predominantly    resi- 
dential   in   nature.      The   owner   has    improved    the   property   with   a    12,000 
square   foot   Stop  &   Shop   Supermarket,    which    serves    the   nec?rby    residen- 
tial   communi  ty . 

If    the   over-all    price   of    $127,500   for    the    land   were  applied    to   that 
portion   of    the    land   which   has    been   developed    (approximately  60,000 
square   feet)    it    indicates    that    the   developer   was   willing    to  pay   $2.10 
a    square   foot   for    this   property   for   commercial    use. 

Sale  #2 

First   National    Stores   purchased    in   March    of    1957;,    this   property   with 
200   front    feet   on   Hvde   Park  Avenue  and   extending   back  an   average   depth 
of   500   feet    where    it   fronts    I5O   feet   on   Metropolitan  Avenue.      The   par- 
cel   contained   no    topographical    problems   and   has   been    irnp roved   with   a 
12,000   square   foot   supermarket.      This   store   serves    the    immediate    resi- 
dential   area   which    is   a   mixture   of    both    old  and   new   residential    aree 
which    has    been   developing   for    the   past    ten  years    immediately    to   the 
northeast.      The   property    is   well     located   w' th    good  access. 

If    the   over-all    price   of    $^+7,000  were   applied   directly    to   the   building 
area    of    12,000   square   feet,    it   would    indicate    that    the   developer   was 
willing    to  pay   $3-90   per   square   foot   for   commercial    space    rf   parking 
space   were   not    included. 

Sale   #3 

The   Tide  Water   Realty   Corporation   purchased    the   southwest  corner   of 
Truman   Highway   and   Dana   Avenue    in   May,    1957-      This   property   was    it'- 
p  roved  at    that    time   with   a    one-story   brick   building   contain- ng    three 
small    stores.      The   purchaser   subsequently    demolished    the   stores   and 
constructed  a    gas    station. 


This   site    is   situated    in   a   predominantly    residential    community    that 
has    seen   considerable   growth    in    recent  years.       It    is    located   on   one 
of    the  major    thoroughfares    through    this   portion   of   Boston    -   Truman 
Highway    -  and    is    situated   on   Dana   Avenue   which    is    one   of    the    few 
through    streets   which   crosses   Neponset   River. 

Sale  ith 

The   New   England   Medical    Center  purchased  property    in  excess    of    22,000 
square   feet  within    two  blocks    of    their   present  premises.       It    is   be- 
lieved   this   property   will    be   eventually   utilized   for  expansion   of 
the   Medical    Center's   facilities.      At  present,    it    is   used  as  a   public 
parking    lot. 

This   property    is    located    in   an    intensely   built   up   area    between   Tremont 
and  Washington   Streets,    approximately    1,000   feet   south    of    the   Boston 
Common . 

Sale  #5 

In  December,    1958,   at    the    time    the  Southeast   Expressway  was    nearing 
completion   near  Gal  li  van   Boulevard,    this   property   adjacent    to  and 
more   or    less    surrounded   by    the   Southeast   Expressway   and   an  access 
road  was  acquired.      This   parcel    together  with  adjacent    lands   have 
subsequently    improved  with   Mais    Department   Store,    a    Stop  £•   Shop   Super- 
market  and    two  other   smaller   stores. 

Gal li van   Boulevard    in    this    southeastern  portion   of   Boston    is   developed 
with    various    types   of   commercial    businesses,    interspersed  with    some 
residential    units.      Since    the   completion   of    the   Southeast   Expressway, 
this    immediate  area   has    seen   considerable   commercial    development. 

Sals  j^.   7  &   8 

These    three   sales    represent   a    portion   of    the   parcelling  activity   of 
Orbit,    Inc.    to  acquire    sufficient    land   for    the   construction   of   a    shop- 
ping  center   on    the   southwest   corner   of    Victory   Road  and   Morrissey 
Boulevard    in    the   Dorchester   section   of   Boston.      The   first   parcel. 
Sale  #6,    contained  7,357    square   feet  and   fronted   55    feet   on   Victory 
Road;    the   second   purchase   made   by   Orbit,    Inc.    was    for  40,655    square 
feet  which   fronted   200   feet   on   Morrissey   Boulevard,    and    the    third 
purchase   was    for  a    small    parcel    containing  an   old   dwelling   unit   on 
Victory   Road   with    land   area    of   4,128   square   feet. 

These   purchases   were   consumated    in    late    1958  and   early    1959,    and   sub- 
sequently  a    shopping   center  with   parking  at  a    ratio  of   approximately 
3   square   feet   for  each    square   foot   of    floor  area   has   been   developed 
on    this   property. 
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This   portion   of   Morrissey   Boulevard   has    seen   considerable   develop- 
ment   in    recent   years   with    the   various    types    of   commercial    facili- 
ties.     The   shopping   center   has   good   access    in  all    directions   and    is 
quite   convenient    to   the    residential    area    lying    immediately    to   the 
west. 

Sale  #9 

One   year   after   Sale  #4  was    recorded,    the   New  England   Medical    Center 
purchased  a    small    parcel    containing  almost   3,000   square   feet    (and 
abutted   on    three   sides   by    the    land   purchased    in   Sale  #k)    for   $10,000 
The    same   amenities   and   neighborhood   characteristics    that    flow   to 
Sale  §k  are   presented    in    this    sale.      This   property    together  with    the 
previously   purchased   property    is    now  a   parking    lot. 

Sale  #10 

This  piece  of  commercial  property  situated  on  the  northwest  corner 
of  I  Street  and  Columbia  Road  in  South  Boston  was  acquired  in  Dece- 
mber, 1957,  for  $7,500.  it  was  improved  with  a  one-story  brick  ice 
cream  shop  in  poor  repair  which  is  now  vacant.  Although  the  imme- 
diate neighborhood  is  predominantly  residential  in  character,  this 
commercial  property  probably  derived  its  economic  usefullness  from 
the   people  frequenting  Carson  Beach    (public)    across   Columbia   Road. 

Sale  #11 


Land  was   acquired  with    frontage   on   Tenean   Street    in   May,    I960,    for    the 
development  of  a   bowling  alley   on    the  east   side   of   Morrissey   Boulevard, 
This    level    parcel    is    visible   but   does    not   have   direct  access    to 
Morrissey  Boulevard.      However,    it  does   have  acceptional    visibility 
from    the   Southeast   Expressway   which   passes    immediately    to   the   east 
of    it.      The   developer   paid   $3-60   per   square   foot. 

Sale   #12  &    13 

These    two  properties   were  acquired   by    the   New  England   Merchants    Bank 
for   the   development   of   a    branch    bank    in   Charlestown.      The   first   par- 
cel   containing   48,000   square   feet   had   frontage   on   both    Main   Street   and 
Rutherford  Avenue.      The   second   parcel    of    3,8l9   square    feet  was    rectang- 
ular   in   shape   with   frontage   on   Main   and   Baldwin   Streets.      This    latter 
property   had    three   old   frame   houses   which   were   demolished   at    the    time 
of   acquisition.      The    immediate   environs   are  a   composite   of    industrial, 
commercial    and    residential. 

The   over-all    acquisition   costs    of    the   property   for   both   Sale  #12  and 
#13  are   shown   on    the  above   chart   and    indicate    that    the   bank  paid   $2.15 
a    square   foot   for    the   complete   assemblage   without   cost   for   building 
demol i  ti  on. 


This   parcel    together  with    the  adjacent   property    in    the    rear    (all 
totaling   80,605    square   feet)    was    resold   during    the   same   month    to   the 
New   England   Merchants   National    Bank  as   a    site   for  a    new  branch   bank. 

This    site    is    immediately   across    the   street   from  a    small    shopping   cen- 
ter   (see   Sale  #5)    and    is    in   close   proximity    to   the   exits   and   entrances 
to   the   Southeast   Expressway   on  Gallivan   Boulevard.       In    recent   years 
there   has    been   considerable   development   of   commercial    facilities    in 
this   general    area   and   most   particularly    on   Gallivan   Boulevard. 

Sale  #15 

Information   obtained   from   the   building    inspector  and    the   city  assessor 
in   Revere    indicates    that    the   Fi rs t   Na ti ona I    Store   Food   Chain    recently 
purchased  a   portion   of    the   Northgate   Shopping   Center    in   Revere.      The 
property   acquired   contains    193,333   square   feet   and    the    indicated   sales 
price   was   $175,000,    or   91<;    a    square   foot.      At    the    time   of    development, 
building   plans    indicated    that   First   National    would   construct  a    31,500 
square   foot   supermarket    (it   has    since   been   constructed)    on    this    site. 
As    supermarkets    usually    require   a    ratio  of   one   square   foot   of   building 
area    to  3i   square   feet   of   parking   space,    it  appears    that   First   National 
has   acquired  more   property    than    is    necessary   for    its    supermarket   oper- 
ation.     A   31,500   square   foot   supermarket   should   not    require   more    than 
110,000   square   feet    in  parking  area.      Therefore,    the    total    land  area 
necessary   for   the   supermarket   building   and   adequate   parking   would    total 
approximately    140,000   square   feet,    leaving  approximately   50,000   square 
feet    to  be   utilized    in    the   future.      This    residual    area    could  provide   for 
13,000    to    15,000   square   feet   of   additional    store   space   with    sufficient 
parking.      Therefore,    the    over-all    development   of    this   property   would 
allow   the   construction   of   approximately  44,000   square   feet   of   commercial 
space   with   adequate   parking. 

It   should   be   noted    that    this    particular   parcel    is   uniquely   situated    in 
close   proximity    to   the   Northeast   Expressway    Interchange  and   fronting 
more    than    300   feet   on    the    International    Highway    (C-l)    or   Squire   Road. 
Also,    the   First   National    Store  will    be   part   of    the   Northgate   Shopping 
Center,    an    integrated   center  which   will    include   a    branch    department 
store   of  Almy,    BigelowS-   Washburn    (100,000   square   feet). 

Sale   #16 


The   offices    of    the   building    inspector   and  assessor   of    the   City    of    Revere 
also  supplied   data    relative    to  Sale   #l6.      This   parcel,    386,675    square 
feet,    was   purchased    in    I962   for    the   construction   of   a   Almy,    BigelowS 
Washburn   branch    department   store   of    100,000   square   feet.      The    over-all 
price   paid   for    the    land  was   $250,000,    or  65<J   a    square   foot.      However, 
investigation   has    revealed    that   considerable   site    improvement   was    nec- 
essary   (fill    for    the    low  area).      This    cost    is   estimated  at   3O1;   a    square 


foot,    or   $110,000   for    the   entire   property.      Therefore,    the   purchase 
price   and   site    improvement   costs    total    approximately   S5i   a    square 
foot,    or   $360,000. 

A    review  of    these   data   fails    to   indicate   any   consistency   with    respect 
to   trends    or    locations.      The   only   generality   would   be    that    the    larger 
parcels   brought    the    lower   prices;   and   since    the   present    redevelopment 
proposed    includes   80,000   square   feet   of   commercial    area,    at    the   3:1 
parking    requirement,    a    land  area    of    240,000   square   feet  would   be    re- 
quired.     This    is   a    greater   size    than   any    of    the   comparable   sales   with 
the   exception   of   Sale   No.    I6   which    had  a    market   value   of    95<:    per 
square   foot.      However,    Sale   No.     I6 ,    like    the   other   sales    in  excess    of 
100,000   square    feet,    is    in  a   non-central     location.      Therefore,    it   can 
be   expected    that  a   parcel    of    the   size    required    to  accommodate    the   pro- 
posed  80,000   square   feet   of    space   plus   parking   at  a    3:1    ratio  would 
have   a    higher   market    value    than    land  at   an   outlying    location   such   as 
Sale   ^16.      Within    this    framework,    it   can   be   expected    that   such    land 
would   bring   at    least    IC%  more    than  Sale  #l6,    or  approximately   $1.05 
per   square  foot. 
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SECTION  IV 
EVALUATION  OF  PARCELS  1  AND  2 


As  illustrated  by  the  facing  disposition  map,  Parcels  1  and  2  are  that 
part  of  the  superblock  bounded  by  Harold  and  Dover  Streets,  Tremont 
Street  and  Shawmut  Avenue,  which  will  be  disposed  of  to  private  rede- 
velopers.   The  remainder  of  the  land  in  the  superblock,  Parcel  No.  6, 
has  been  designated  in  the  plan  as  open  public  space. 

The  urban  renewal  controls  require  that  Parcel  1  shall  be  developed 
within  the  provisions  and  spirit  of  Section  221(d)(3)  of  the  National 
Housing  Act.   The  reuse  controls  specify  that  approximately  500  such 
units  shall  be  developed.   In  addition,  the  controls  provide  the  op- 
portunity to  80,000  square  feet  of  gross  building  area  for  local  shop- 
,ping  purposes  on  Parcel  1. 

The  fair  value  of  the  parcel  will  be  influenced  by  a  number  of  factors 
in  addition  to  proposed  uses  including: 

1.  The  prices  being  paid  in  the  area  for  similar  types  of  land; 

2.  The  existence  of  special  controls  and  regulations  which  will 
restrict  the  opportunities  on  the  disposition  parcel; 

3.  The  relative  desirability  of  the  project  area  with  respect  to 
possible  alternative  sites  located  in  the  market  area; 

k.      The  relative  advantages  of  the  individual  disposition  parcel 
with  respect  to  its  location  within  the  project  area; 

5.  The  characteristics  of  the  parcel  with  respect  to  its  size, 
shape,  and  topographical  conditions;  and 

6.  The  fact  that  the  site  will  become  available  under  the  urb^n 
renewal  process,  and  therefore  subject  to  a  set  of  special  con- 
trols and  regulations  which  are  more  restrictive  than  the  con- 
trols and  regulations  on  alternative  sites. 

In  addition,  it  should  be  noted  that  Parcel  1  is  being  valued  within 
the  framework  of  its  having  been  designated  for  development  for  housing 
for  persons  of  lower  than  average  income. 

With  respect  to  the  residential  uses  on  Parcel  1,  it  was  determined  in 
Section  II  of  this  report,  based  upon  recent  transactions  involving 
the  sales  of  land  subsequently  developed  for  multi -family  purposes,  or 
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purchased  with  the  intent  of  being  developed  for  mul t i -f ami  1 y  purposes, 
that  developers  have  been  willing  to  pay  in  the  neighborhood  of  $400 
per  dwelling  unit  developed.   However,  this  price  reflects  an  open  mar- 
ket transaction  which  would  not  be  effected  by  the  many  factors  mentioned 
above. 

First,  there  is  the  urban  renewal  process  itself.   As  mentioned  in  the 
Introduction  to  the  report,  the  fact  that  the  parcel  being  sold  will  be 
subject  to  both  a  set  of  controls  and  regulations  not  commonly  found  in 
the  market  area,    and  that  the  sale  transaction  will  be  subjectto  public 
scrutiny,  lessens  its  potential  value  to  redevel  opers .   It  is  estimated 
that  the  added  burden  which  is  placed  upon  the  developer  because  of  the 
necessity  to  conform  to  the  many  general  requirements  of  the  urban  re- 
newal process  will  reduce  the  value  of  this  parcel  by  at  least  10%  and 
quite  possibly  by  as  much  as  20%.   For  the  purposes  of  this  evaluation, 
it  is  assumed  that  that  decreased  in  value  would  be  the  mid  point  be- 
tween these  two  extremes,  or  15%. 

Castle  Square  is  a  part  of  the  South  End  Urban  R6newal  Area.   This  gen- 
eral area  is  one  of  the  older  sections  of  the  city  and  has  attracted 
into  it  a  number  of  minority  and  highly  transient  groups  of  low  income. 
The  general  characteristics  of  the  project  (without  reference  to'the 
specific  location  of  Castle  Square)  such  as  the  fact  that  The  South  End 
project  carries  a  local  stigma,  tend  to  detract  from  its  value  by  as 
much  as  10%  with  respect  to  alternative  locations  in  the  City  of  Boston. 

As  cited  in  Section  I,  the  areas  immediately  contiguous  to  Castle  Square, 
which  will  form  the  environment  for  the  housing  to  be  developed  therein, 
are   not  wholly  compatible  and  therefore  would  detract  from  the  fair  value 
of  the  parcel  for  residential  use  particularly  of  the  family  type.   It 
is  expected  that  the  environmental  factors  of  the  site's  location  will 
detract  from  the  fair  value  of  Parcel  I  by  at  least  20%. 

As  will  be  observed  by  referring  to  the  accompanying  disposition  map, 
Parcel  1  is  quite  large  (slightly  over  nine  acres)  and  is  irregular  in 
shape.   In  addition,  it  is  cut  by  an  east-west  easement  following  the 
abandoned  right-of-way  of  Compton  Street.   The  combination  of  these 
factors  should  detract  from  the  fair  value  of  the  parcel  by  at  least 
10%. 

The  controls  require  a  redeveloper  to  maintain  a  set-back  along  Dover 
Street  of  20  feet  from  the  public  right-of-way.   in  addition,  residential 
buildings  along  Shawmut  Avenue  must  be  set  back  in  sufficient  distance  to 
provide  space  for  two  rows  of  trees  between  the  curb  line  and  the  buil- 
ding line.   In  addition,  the  developer  must  provide  adequate  recreation 
areas  for  small  children,  landscaped  sitting  areas  for  adults,  and  in 
general  devote  not  less  than  1%  of  construction  costs  to  provide  street 
furniture,  sculpture,  pools  and  other  physical  amenities  to  enhance  de- 
velopment.  The  combination  of  these  requirements  on  the  developer  should 
adversely  effect  the  fair  value  of  the  disposition  parcel  by  at  least  5%. 
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Finally,  the  redeveloper  will  be  required  to  submit  site  plans  in- 
cluding details  of  buildings,  plans  for  recreational  areas  and  open 
spaces,  etc.,  to  the  Boston  Redevelopment  Authority  for  design   re- 
view and  approval.   This  requirement  can  effect  the  cost  of  develop- 
ment in  three  important  respects.   First,  the  fact  that  designs  will 
be  subject  to  approval  can  be  expected  to  lead  to  more  costly  con- 
struction.  Second,  the  design  review  can  lead  to  costly  modifications 
and  revisions  in  architectural  drawings.   And  third,  the  time  which 
.will  be  required  for  the  review  can  delay  the  start  of  construction 
-and,  therefore,  add  to  the  over-all  development  cost.   Because  of 
these  factors,  it  can  be  expected  that  the  design  review  requirement 
will  adversely  effect  the  fair  value  of  the  parcel  by  at  least  ?0%, 

In  the  following  table  the  adjustment  factors  discussed  in  the  pre- 
ceding paragraph  are  summarized. 

DISPOSITION  PARCEL  I 
SUMMARY  OF  RESIDENTIAL  ADJUSTMENT  FACTORS 

Urban  Renewal  Process  -  15% 

Project  Identification  -  10% 

Site  Location  -  20% 

Site  Characteristics  -  10% 

Setback  and  Screening  Requirement  -  5% 

Design  Review  ~  20% 

Total  Adjustment  Factor  ^  -  80% 

Valuation  of  Parcel  I 

In  Section  I  I,  it  was  determined  that  the  prevailing  market  price  for 
land  which  would  be  suitable  for  the  type  of  development  programmed 
for  Parcel  I  is  $400  per  dwelling  unit  developed.   However,  land  avail- 
able at  that  price  would  be  free  of  the  numerous  special  restrictions 
placed  upon  the  redeveloper  of  Parcel  I.   Therefore,  from  this  starting 
point,  the  fair  value  of  Parcel  I  can  be  determined.   The  determination 
is  summarized  in  the  following  table. 

DISPOSITION  PARCEL  I 

FAIR  VALUE  DETERMINATION 
RESIDENTIAL  PORTION 

prevailing  Market  Price  for  Comparable  Land  $400  per  D.U. 

Total  Adjustment  Factor  -  80% 

Fai  r  Value  per  D.U.  $  80 

Fair  Value  for  Permitted  Development  of  500  D.U.'s    $40,000 
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Thus,  withir"  the  limitation  and  restrictions  of  the  plan,  the  fair 
value  of  the  residential  opportunities  of  Parcel  1  is  $80  per  dwel- 
ling unit  or,  in  total,  $itO,000.   There  is,  however,  additional  value 
since  the  plan  provides  for  the  opportunity  to  develop  80,000  square 
feet  of  local  shopping  space  along  the  Tremont  Street  frontage  of 
Parcel  1.   it  is  important  to  note  that  this  is  an  opportunity  ^nd 
not  a  requirement.   The  economic  opportunity  which  goes  along  with 
this  planning  opportunity  has  already  been  measured  through  market 
anal ys  i  s . 

In  the  land  utilization  and  marketability  study  for  the  South  End 
Urban  Renewal  Area  submitted  to  the  Boston  Redevelopment  Authority 
by  this  office  on  June  9,  1963,  it  was  found  that  the  South  End 
Project  area  is  sufficiently  well  supplied  with  space  for  local  re- 
tail and  service  units  and  even  under  an  extensive  demolition  pro- 
gram, there  would  be  relatively  little  demand  for  new  space.   in 
that  report,  it  was  recommended  that  such  space  as  was  wanted  could 
most  possibly  be  developed  at  locations  other  than  Castle  Square, 
Within  this  framework,  the  only  opportunity  for  local  retail  space  is 
limited  to  the  demand  which  might  be  developed  on  the  site  itself  and, 
to  a  lesser  extent,  from  contiguous  residential  areas.   Here  again, 
it  should  be  noted  that  the  area  is  bounded  on  the  north  by  a  rail- 
road track  and  the  Massachusetts  Turnpike  extension  which  ef-^ectively 
separates  Castle  Square  from  other  land  uses  to  the  north.   To  the 
east,  the  project  is  bounded  by  an  industrial  district,  to  the  west 
by  a  district  which  is  largely  made  up  of  commercial  establishments 
and  to  the  south  by  a  deteriorated  residential  area.      Therefore,  off 
site  support  for  commercial  facilities  would  be  generally  lacking. 
Nevertheless,  some  space  demand  would  exist. 

in  the  following  table  an  analysis  of  the  demand  for  space  which 
might  be  de>/eloped  to  serve  residents  of  the  project  is  set  forth. 
The  store  type  categories  included  are    those  which  wou'd  generally 
be  classified  as  "local  shopping"  facilities  and  would,  therefore, 
be  in  keeping  with  the  plan.   The  demand  for  space  is  based  upon 
assumed  1,800  inhabitants,  the  estimated  population  for  Parcels  1 
and  2  under  the  recommended  development. 

DISPOSSTiON  PARCEL  1 

SPACE  DEMAND 

LOCAL  SHOPPING  FACILITIES 

(Assuming  I ,800  post  development  inhabitants) 

„    -   .         ^1         General  ^         . 
Per  Capita       Total         Per  Sq .  Ft.       Area 

Store  Type   Ejcpendi  tures   Expendi  tures    Sales  Level    Warranted 

Food  $290  $  522,000  $100  5,000  sq.ft 

Drug  $  30  $  54,000  $  50  1,000  sq.ft, 

Hardware  $  10  ^  18,000  $  35  500  sq.ft 

Other  $  65  $  117,000  $  50  2,000  sq.ft 
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In  the  four  store  types  listed  in  the  table,  the  total  space  which 
would  be  needed  to  serve  the  needs  of  the  project  area  population 
would  be  8,500  square  feet.   There  are,  however,  several  other  types 
of  facilities  which  also  fall  in  the  local  shopping  category.   These 
would  include  eating  and  drinking  facilities  geared  to  the  local  popu- 
lation, repair  shops,  barber  and  beauty  parlors,  etc.   Also,  there  is 
the  possibility  that  some  small  amount  of  apparel  facilities  might  be 
developed  in  a  location  such  as  Castle  Square.   The  introduction  of 
such  facilities  might  double  the  area  indicated  in  the  table.   There- 
fore, the  maximum  economic  opportunity  which  would  be  available  at 
the  site  for  the  development  of  local  shopping  facilities  would  be 
something  less  than  20,000  square  feet.   Even  this  amount  would  be 
based  upon  the  assumption  that  some  of  the  facilities  would  be  ex- 
panded beyond  the  needs  of  the  local  inhabitants  with  the  expectation 
of  serving  a  broader  area. 

The  controls  for  the  development  of  commercial  space  on  Parcel  1  re- 
quire a  parking  ratio  of  three  square  feet  of  land  area  for  parking 
use  for  each  square  foot  of  space  devoted  to  commercial  use.   There- 
fore, 20,000  square  feet  of  commercial  space  would  require  a  total 
land  area  of  80,000  square  feet,  or  20%  of  the  total  parcel  area. 
The  combined  commercial  and  its  parking  area  could  be  developed  at 
grade  without  the  necessity  of  providing  deck  parking  and  also  yvithout 
requiring  the  development  of  deck  parking  for  the  residential  structures 
The  remaining  320,000  square  feet  of  land  for  residential  use  would  pro- 
vide for  6^0  square  feet  of  land  for  each  dwelling  unit.   Under  the 
assumption  that  the  maximum  number  of  units  would  put  in  elevated 
structures,  the  development  could  take  place  with  any  deck  parking  at 
all.   Therefore,  it  would  appear  that  both  from  the  standpoint  of  the 
market  and  from  the  standpoint  of  the  judicious  use  of  the  land  area 
available  in  Parcel  I,  a  maximum  of  20,000  square  feet  of  retail  would 
be  an  economic  maximum. 

Even  though  20,000  square  feet  of  retail  with  its  parking  area  could 
be  accommodated  on  the  site,  there  is  no  apparent  need  for  that  much 
parking.   While  the  3  to  I  parking  ratio  might  be  economically  war- 
ranted in  suburban  locations  where  there  is  no  walk-in  trade  and  where 
the  land  is  cheap  and  at  an  abudance,  it  is  doubtful  if  such  a  great 
abundance  of  parking  would  have  economic  justification  at  a  site 
such  as  Castle  Square.   While  up  to  a  point  a  provision  for  parking 
generates  economic  benefits  for  the  retail  establishments,  after  that 
point  has  been  passed  additional  parking  becomes  an  economic  burden. 
Since  the  facilities  proposed  to  be  designed  to  a  local  market  concept, 
it  is  doubtful  if  parking  in  excess  of  two  square  feet  of  parking  space 
for  each  square  foot  of  retail  space  would  be  warranted.   Therefore, 
the  excessive  requirement  for  parking  would  tend  to  decrease  the  value 
of  the  parcel  by  at  least  one-third  or,  say,  35%. 
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The  only  other  factor  which  would  effect  the  fair  value  of  the  disposi- 
tion parcel  for  commercial  purposes  would  be  the  project  area  itself. 
Again,  as  with  the  residential,  it  is  expected  that  the  stigma  of  the 
South  End  would  attachv  to  the  property  and  consequently  would  have  at 
least  10%  less  value  because  of  this  than  other  alternative  parcels 
outside  the  project  area. 

A  summary  of  the  adjustment  factors  affecting  the  fair  value  of  land 
in  Parcel  1  for  commercial  purposes  is  provided  in  the  following  table, 

DISPOSITION  PARCEL  1 
SUMMARY  OF  COMMERCIAL  ADJUSTMENT  FACTORS 

Urban  Renewal  Process  "  15% 

Project  Identification  -10% 

Excessive  Parking  Requirement  -  35% 

Design  Review  "  20% 

Total  Adjustment  Factor  -  80% 

In  accordance  with  the  prevailing  market  price  for  comparable  land  in 
the  Boston  metropolitan  area  as  determined  in  Section  I  I  I  of  this  re- 
port, the  fair  value  of  the  commercial  opportunities  on  Parcel  I  can 
be  determined  as  presented  in  the  following  table. 

DISPOSITION  PARCEL  1 

FAIR  VALUE  DETERMINATION 
COMMERCIAL  PORTION 


Prevailing  Market  Price  for  Comparable  Land  $1.05  sq.ft 

Total  Adjustment  Factor  -  80% 

Fair  Value  per  sq.  ft.  2li; 

Fair  Value  of  Economically  Warranted  Land  $17,000 


Within  the  concept  of  the  plan  as  described  above,  the  fair  value  of 
Parcel  1  would  be  the  combination  of  the  opportunity  to  develop  500 
221(d)(3)  units  and  the  maximum  economically  warranted  shopping  area, 
The  fair  value,  therefore,  is  $57,000. 
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Evaluation  of  Parcel  2 

Under  the  plan,  Parcel  2  has  been  designated  as  a  site  for  100  dwel- 
ling units  for  the  elderTy  to  be  developed  by  the  Boston  Housing  Auth- 
ority.  Since  this  is  a  public  use,  the  evaluation  of  Parcel  2  would 
be  within  the  concept  of  its  most  suitable  alternative  use.   Thpt  use 
would  be  the  same  as  Parcel  1,  or  221(d)(3)  housing. 

Using  the  same  density  standards  for  Parcel  2  as  indicated  for  Parcel  I 
under  the  plan  (one  dwelling  unit  per  800  square  feet  of  land  area). 
Parcel  2  would  accommodate  30  221(d)(3)  dwelling  units.   If  developed 
under  the  same  standards  as  indicated  for  Parcel  1,  the  fair  value  of 
these  dwelling  units  would  be  $80  each  and  the  fair  value  of  Parcel  2 
would  be  $2,400. 
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SECTION    V 


INDUSTRIAL   SALES 


The   facing   map    Illustrates    the    locations   of    industrial    land   sales 
which   have    taken   place    in    the   Boston  area    over    the    last   few  years. 
There   are   20    transactions    listed   below.       I t   wi  1 1    be   noted    that    the 
first    twelve   parcles   all    contain   over   50,000   square    feet   of   space; 
the   subsequent  eight   sales   were   for  parcels    of    less    than   50,000   square 
feet,    but   more    than    10,000   square   feet.       In   addition,    the   general 
characteristics    of    the   parcels   and    their   neighborhoods   are   commented 
upon   below   the    table. 

SUMMARY   OF    INDUSTRIAL    LAND   SALES 


Industrial    Parcels    Over   50,000   Square   Feet 


Sale 


Date 


1 

8/56 

2 

9/57 

3 

7/59 

k 

7/59 

5 

8/59 

6 

9/59 

7 

-'/60 

8 

8/60 

9 

12/60 

10 

9/61 

11 

10/61 

12 

12/62 

Area    -   Sq .    Ft. 

50,17^ 
98,600 
67,292 

I85,5it9 
130,218 
246,000 
83,318 
409,000 
110,856 
227,560 
270,900 
1 10,700 


Total    Price 

Price/Sq.Ft 

$  68,000 

$1.37 

$   74,000 

$    .75 

$105,200 

$1.56 

$148,000 

$    .79^^ 

$  77,500 

$    .60-.'>- 

$130,000 

$    .53 

$  62,500 

$    .75 

$207,000 

$    .51 

$1  15,000 

$1.04 

$250,000 

$1.10'V 

$180,000 

$    .66 

$100,000 

$    .90 

Industrial    Parcels    of    Less   Than   50,000   Square   Feet 


13 
14 

15 
16 

17 
IB 

19 
20 


7/56 
8/57 
3/58 
8/59 
10/59 
12/59 
2/60 

4/62 


20,79) 
31,221 
22,282 
29,653 
26,313 
39,843 
30,496 

13,292 


$    12,000 

$ 

.58 

$   37,000 

$1 

.18 

$  45,000 

$2 

.02 

$   27,500 

$ 

.93 

$   26,000 

$ 

.99 

$   21 ,000 

$ 

.53 

$    11,000 

$ 

.36 

($   21,000)-A--A- 

($ 

.69) 

$   20,000 

$1 

.50 

Indicates   waterfront   property. 
Adjusted    to   reflect   cost   of   building   demolition. 
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Industrial    Sales 

Sale   #1 

While  this  parcel  was  purchased  in  August,  1956,  by  the  French  Shriner 
Company  for  the  construction  of  a  factory  retail  outlet,  it  is,  how- 
ever, in  the  center  of  an  industrial  area.  The  parcel  is  level  and 
fronts  148  feet  on  Albany  Street  (one  of  the  major  arteries  through 
this  industrial  area).  The  immediate  neighborhood  is  industrial  in 
character  and  contains  considerable  warehouse  activity  and  numerous 
truck    termi  na  Is  . 

Sale   n 

This   parcel    consists    of    three-quarters    of   a    block    in    the   easterly 
most   portion   of    the    industrial    section   of   South   Boston,    and   consists 
of    somewhat  more    than    two  acres   with   access   from  all    four   bordering 
roads   as   well    as   a    rail    siding.      The   area    immediately    to   the   north 
is   quite   heavily    industrialized,    but    to   the   south,    it    is   primarily 
resi  dentia 1 . 

The  property  purchased  in  1957  by  the  White  Fuel  Corporation  is  pre- 
sently utilized  as  a  gas  and  oil  truck  terminal  with  loading  facili- 
ties. 

Sale   n 

The  Aker   Motor   Lines   acquired    this   assembly   of    seven   parcels   consis- 
ting  of   a    total    of  67,292   square   feet,    with    frontage   on    the   entire 
east   side   of   H   Street,    between    East   First  and   East   Second   Street. 
The   other   parcels   were    in    the    immediate   vicinity;    one   facing    East 
First   Street,    four   facing   East   Second   Street,    and   one  an    interior 
parcel.      The    immediate   area    is   a   mixture   of    light    industrial    uses   as 
wel  1    as    resi  dentia 1 , 

On    the   major  parcel    there    is   a    trucking    terminal    at    the   present    time. 

Parcel    #U 

This    level    property    is    situated    in   Charles  town   between    the    Little 
Mystic   Channel     (on    the   south)    and   Terminal    Road    (on    the   north).       It 
was   purchased   by    the    Eastern   Salt   Company   and   has    since   been    improved 
with   a   warehouse   containing   between    11,000    to    12,000   square   feet   which 
has   access    to   railroad   sidings.      The   property   alsoabutts    the    Little 
Mystic   River   Channel    which    had   depths    of    from    I9    to  26    feet  at    this 
point.      The   open  area    is   utilized   for   open   space   storage,    primarily 
sa  1  t  and   parki  ng . 
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The   parcel    is    situated    in  a   heavy    industrial    and   warehousing   area 
which    is    serviced   by   both    railroad  and  water   facilities. 

Sale  #5 

U.    S.    Gypsum  purchased    this   property   for    the   expansion   of    their  exis- 
ting  facilities    in   Charlestown  at    the   end   of   Terminal    Road.      This   pro- 
perty  consists    of   approximately    three   acres,    has    frontage   on   Terminal 
Street,    and   extends    northward    to   the   Mystic   River   Channel    where    it 
fronts   65    feet   on    the   Pier  Head    Line.      The    immediate   area    contains    vari- 
ous   industrial    facilities,    dependent   primarily   upon    rail    and  water 
transportation. 

Sale  i^ 

In  September,  1959,  this  property  containing  246,000  square  feet  was 
purchased  from  the  Boston  £•  Maine  Railroad.  Subsequently,  this  par- 
cel has  been  improved  with  a  large  warehouse  (with  railroad  sidings) 
containing  at  least  100,000  square  feet,  plus  parking  and  turn-around 
area  for  trucks.  In  the  immediate  vicinity  are  situated  a  number  of 
wholsaling  and  manufacturing  firms,  many  of  which  have  either  located 
here   or   have    rennovated   or  expanded    their   facilities    in    recent   years. 

Sale  #7 

This   parcel    was   acquired   by    the  adjacent    land   holder    (H.P.    Hood  &   Sons) 
for    the   expansion   of   existing   facilities.       It    is    level,    contains   ap- 
proximately   two  acres   and    is   bordered   on    the   south   by   a    rail    siding   of 
the   Boston  &    Maine   Railroad.      Land   utilization    in    this    immediate   area 
is   primarily    industrial    -  particularly    those   firms    orientated    to   rail- 
road   transportation. 

Sale  m 

In  August,    I96O,    the   development   firm   of   David   Nassif   purchased   from 
the   Boston  &    Maine   Railroad  approximately    nine   acres    including   four 
old   wood   frame   warehouses.      These   warehouses   appear    to  be    in   such   poor 
repair    that    it    is   believed    that    the   prime    reason   for    this   acquisition 
was    for   sale  and/or    redevelopment   of    the   property.       It    is   understood 
that    this   particular   firm  has   been  active    in    this   field    in    recent   years, 
and  particularly    in    this   portion   of   Charlestown.      This   property    is    ser- 
viced  by   several    rail    sidings   and   fronts    on   Rutherford  Avenue,    one   of 
the  major  arterials    in    this   portion   of   Boston.      General    neighborhood 
characteristics   are    those   of   an    industrial    area. 
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Sale   #9 

This    sale  actually   consists    of    two  separate   purchases   made   by    the 
International    Harvest   Company    in   October,    I96O.      The   parcels    of 
14,856    square   feet   and   96,000   square   feet  are   adjacent,    and   were   pur- 
chased  for   $9,000  and   $106,000,    respectively.       (The   chart  above    re- 
flects   these    two    land   sales   as   one.) 

This    land   presently   utilized   for   outdoor   storage   of   pipe   and   scrap    is 
in   close   proximity    to  an    interchange   of    the   John    L.    Fitzgerald   Express- 
way.     The    immediate   environs    include    industrial    and   warehousing   firms 
as   well    as   a    number   of    truck    terminals.      The  excellent   highway   facili- 
ties  available    to   this    site   undoubtedly   offer   considerable    increment 
in   va lue . 

Sale  #10 

In   September,    I96I,    the   Atlantic   Cement   Company   purchased  an   old   coal 
yard    in  Charlestown  with    both   water  and    rail    facilities   available. 
Subsequently    this   property   has   been    improved   with    several    concrete 
silos   and   small    buildings.       In    the    immediate    vicinity   are    industrial 
and   warehouse   firms   who  are   oriented    to  both    rail    and   water    trans- 
portati  on. 

Sale  U\ 1 


This   parcel    fronting   312   feet   on   Rutherford  Avenue    in   Charlestown  was 
purchased    in   October,    1 96 1 ,    by    the  adjacent   property   owner    (Whiting 
Milk  Co.).       It    is   bounded   on   both    the   west   and   southerly   sides    by    the 
Boston  &    Maine   Railroad    tracks.       It   has    been   utilized   subsequently   for 
the   expansion   of    the   existing   facilities.      The    immediate  area   contains 
numerous    industrial    firms. 

Sale  #12 

This   parcel    consisting   of   a    level    rectangular   plot   of   approximately 
110,000   square   feet   was   purchased    in   November,     I962.       It    is   presently 
utilized  as   a   parking    lot  for    the   nearby   warehouse   activity.      The 
immediate   neighborhood   contains   a    number   of   manufacturing   and  whole- 
saling  firms,    particularly    those  associated  with    the   food    industry. 


The   following   sales    represent    industrial    parcels    of    less    than   50,000 
square   feet  which   would   be  •«ODiparable  a    situation  where    the    relatively 
large   parcel    would   be   subdivided   before   sale.      These   parcels   are    lo- 
cated   in   Boston,    South   Boston,    and   Charlestown. 
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Sale  m^ 

A    triangular   shape   parcel    containing   20,791    square   feet  was   purchased 
in    1956    by   Felton  &   Sons    in  South   Boston.      This   property    slopes    north- 
ward away   from  Second   Street    towards    Dorchester  Avenue  and   was    vacant 
at    the    time   of   purchase.       (It    is   still    vacant   at    the    time   of    this    re- 
port.)     This   parcel,    situated    in  a   mixed    industrial    warehousing  and 
residential    area,    would    require   site    improvements    (grading   and   fill)    if 
deve 1  oped. 

Sale  §\k 

An  adjacent  property   owner  purchased    this    level    parcel    on  Albany 
Street    in  August,    1957.      Subsequently,    a    truck    terminal    has   been   con- 
structed  on  a   portion   of    this   property,    the    remainder   being   utilized 
for    truck  parking.      The    immediate   neighborhood    is    devoted    to   industrial 
and   complementary   uses. 

Sale  #15 

This   property    is   situated    in    the  heart   of   Boston's  wholesale   food 
district  at    the    intersection   of    Richmond   and   Commercial    Streets. 
At    the    time   of   purchase,    several    buildings   were   being   demolished 
and    the   property    is    now  utilized   for  parking. 

The  parcel    containing   slightly   more    than   22,000   square    feet   fronts 
159   feet   on   Commercial    Street  and    137    feet   on   Richmond   Street   and    to 
the   north,    152   feet   on    the   Union   Freight   Railroad   property.      The   par- 
cel   is    level    and   quite    suitable   for   building;    however,    it   has    remained 
a   parking    lot   for    the   past   five   years. 

Sale  #16 

The   Green   Shoe   Manufacturing   Company   purchased   a   parcel    comprising 
approximately   a   half    of   a    block  and   fronting   on   Read   and   Hunneman 
Streets   and   Harrison  Avenue.      Th i s   property   containing   29,600   square 
feet    is   presently   utilized   by    the   Green   Shoe  Manufacturing   Company 
(100   yards    to  north)    for   employee   parking. 

This   acquisition    lies    in    the   center   of   a    light    industrial    area   and 
it   fronts    on   a   heavily    trafficked  arterial,    Harrison  Avenue.       It    is 
level   and  visual    inspection   does    not    indicate    that   any    topographical 
or   physical    features   would   hinder    the   development   of    this   property 
for    industrial    use. 
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Sale   ft\l 

This   parcel    is    situated   directly    to   the    north   and  across    the   street 
from    the   Sullivan   Square   Station   of    the   MTA .       It    is    level    and  fronts 
\kO   feet    on  West   Street   and    180   feet    on   Beacham  Street.      When   pur- 
chased   in    1959,    it   contained  an   old   gas    station   which    is    not   service- 
able   today.      Present   use    is   a   parking    lot. 

The    immediate   area    surrounding    this   parcel    is    Industrial.      The   site 
is   well    situated   from  the   viewpoint   of    vehicular  access   and,    of   course, 
the   MTA   situated   directly   across    the   street   offers    transportation    to 
Everett    in    the   north   and   downtown   Boston    to   the   south. 

Sale  #18 

This    land,    purchased   by   an  adjacent   owner,    is    irregular    in   shape   and 
contains   approximately  40,000   square   feet.      This   property   fronts    220 
feet   on   Roland   Street  and    rail    sidings   are  available    to   the    rear.      The 
property    is   generally    level    and    Is    located    In  an    Industrial    and  ware- 
housing  district. 

Sale  #19 

In  February,  I96O,  the  White  Fuel  Corporation  purchased  a  parcel  con- 
taining approximately  30,000  square  feet,  improved  with  a  one-story 
brick  building.  It  Is  understood  that  the  purchaser  (who  owns  con- 
siderable land  in  this  immedfate  area)  will  eventually  demolish  the 
brick  building  utilizing  this  property  together  with  land  holdings 
abutting  I t  as  a  truck  terminal  and/or  parking.  The  immediate  area 
is   mixed    light    industrial    and    residential. 

Sale  #20 

This   parcel    fronting    100   feet   on  Albany   Street    Is    Irregular    in   shape 
and   contains    13,292   square   feet.       It    is    situated    in    the   New  York 
Street's    urban    renewal    project  and   was   purchased   from    the   Boston   Herald 
Traveler   Corporation    (the  adjacent    land   holder)    in  April,    I962.       St    is 
level    and    is    located   within    ready   access    of    the  John   F.    Fitzgerald   Ex- 
pressway.     Presently,    It    is   a   parking    lot. 

The    summary   of    industrial    land   sales    indicates    that    in   general    in- 
dustrial   properties   have    sold   at   between   50<;   and   $1.25   a    square   foot 
in    the   Boston   area.      Those    sales    representing    industrial    properties 
most   comparable    to  Renewal    Project   for    Industrial    development   are 
Sales   #6 ,    #7 ,   #8,   #11,    and  #1?.       In   fact,    each    of    these   sales   are   pro- 
perties   that    front    on    or   are    In   close   proximity    to  Rutherford  Avenue. 
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I t   wi 1 1    be   noted    that    the    larger   sales    (over  50,000   square   feet)    sold 
for   53<;  ,    75c,    Sk   and  66(;    per   square   foot.      Hence,    it   would   appear    that 
industrial    property    in   Charlestown   on   or  about   Rutherford  Avenue   would 
bring   between  GS<-   and  70c   a    square   foot   on    the   open   market    today. 

Parcel     3     in   Castle   Square  are  Sales  ffS,   #12,    #14,   #16,   and  #20.      All 
of    these   sales   are   close   by  and  would   be   suitable  alternatives    to  Par- 
cel   3    in   Castle   Square.      These   parcels    ranged    in   price   from   S3C    to 
$1.50.      Three    of    the   five   were   sold  at   $1.04   or    less   and   consequently, 
it   would  appear    that   suitable   sites,    which   would   be   comparable    to 
Parcel    3    in    terms    of    location   and   other   characteristics,    can   be  ac- 
quired at   approximately   $1.00   per   square   foot. 
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SECTION   VI 


VALUATION    OF   PARCEL   3 


As    illustrated   by    the   facing   disposition   map,    Parcel    3    is   an   elongated 
and    irregular   shaped   parcel    extending    the    length    of   Washington   Street 
in    the   eastern   portion   of    Castle  Square  area.      This   parcel    has   been 
designated   for    light  manufacturing   use    including   storage   and   distri- 
butive  uses,    most    retail    uses,    eating   establishments,    offices,   and    re- 
lated  off-street   parking   and    loading.      The  parcel    consequently   offers 
prospective    redevelopers   a   wide    range   of    opportunities. 

A    review  of    the   controls   and    regulations   governing    the   use   of   Parcel    3 
indicates    that   while    there    is   an   expressed   desire   on    the   part   of    the 
Boston  Redevelopment  Authority    to  maintain   the  architectural    harmony   of 
the  area   with    the   surrounding   uses    (in  particular,    the   church   and   ad- 
jacent  parcels    fronting   on   Shawmut  Avenue  and    the    residential    areas 
across   Shawmut  Avenue).      The    restrictions   are   sufficiently    liberal    so 
that   with    the   exception    of   a    requirement   for    landscaping,    the    reuse 
control    requirements    should   not   adversely   effect    the   fair   value   of    the 
parcel  . 

Even    though    the   parcel    is   elongated   and    of    irregular   size,    it    is    100 
feet   deep   at    its    narrowest    (northern)    point.      Consequently,    the    total 
parcel    should   be   useable   for    the    intended   purposes.       In   addition,    the 
parcel    is   cut   by   an   easement   following    the   abandoned    right-of-way   of 
Cotton   Street.      Again,    while    this   affects    the   placement   of    buildings 
it   should   not  adversely   affect    the   developable  aspects    of    the   parcel. 

The    last   factor   to   be   considered    is    the   urban    renewal    process    itself. 
As   discussed    in    the    Introduction    to   this    report,    a   parcel    sold   under 
the   urban    renewal    process    is    subject    to  a    series    of    controls   and    regu- 
lations  not   generally   found    in    the  marketplace  and   consequently,    the 
necessity    to  comply   with    these    requirements    on    the   part   of    the    rede- 
veloper  will    adversely  affect    the    value   of    the    land.      This   decrease    in 
value   can    range   anywhere   from    10%    to  as   high   as    2CP/i  and   consequently, 
the   mid   point   of    these    two  has    been   used    in   determining    the   fair   value 
of   Parcel    3-      A   summary    of    the    total    adjustments    in    the   prevailing 
market   price   for   similar   pa(-cels    is    indicated  as    follows: 

DISPOSITION   PARCEL   3 

Summary   of   Adjustment  Factors 

Urban   Renewal    Process  -    15% 

Landscaping  -    10% 

Parcel    Shape,    Size   and    Location  /   20% 

Cumulative  Adjustment   Factor  -     5% 
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As    noted    in   Section   V,    a   potential    purchaser   of    industrial    land  would 
expect    to  pay   at    least   $1.00   per   square   foot   for  parcels    similarly 
situated    to  Parcel    3-      Since    the   cumulative  adjustment   factors   which 
would   effect    the   fair   value   of   Parcel    3  amounts    to  minus   5%,    the   fair 
value    of   Parcel    3   under    the    reuse  plan    is   $.95   per   square   foot,    or 
$200,000   for    the    total    parcel. 
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SECTION   VI 1 


VALUATION   OF   PARCELS   k  AND   5 


As    illustrated   by    the    facing   disposition   plan,    Parcels   k  and   5    of    the 
Castle   Square   area   are    intended   for  expansion   of    the   Holy   Trinity 
Church    land   holdings. 

The  alternative   uses    to  which   Parcels   k  and   5   might   be   put,    if    the 
parcels   were   not    to  be   put    to  church    uses,    must   be   considered    in 
the   framework   of    the   church's    institutional    role   within    the   commun- 
ity and    the   environment    in   which    such   an    institution   should   be   found. 
While   under    the   plan,    as    illustrated   by    the   disposition   plan,    the 
greater   part   of    the   area    of    the   block   bounded   by   Shawmut  Avenue, 
Harold,    Washington  and   Dover  Streets    is    to  be   devoted    to   industrial 
uses,    the   Holy   Trinity   Church   will    be   buffered   by    the    two  expansion 
parcels.       If    these   parcels   were   devoted    to   industrial    use,    the 
church   would    lose   much    of    its    identity.      Therefore,    it  would  appear 
that    industrial    uses   would   not   be   a    suitable  alternative   use   for 
Parcels   k  and   5-      However,    if   devoted    to  housing,    the   church   would 
maintain    its    identity   with    the    residential    portions    of    the   neighbor- 
hood.     Therefore,    it   would  appear    that    the   most   suitable  alternative 
use   for   Parcels   k  and   5   would   be    residential. 

Under    the   assumption    that    the   same   contols   as   applied    to  Parcel    1 
would   be  applied    to  Parcels   k  and   5,    the    two  parcels   would   hold   27 
and    10   dwelling   units,    respectively.      At  a    fair   value   of    $80   per 
dwelling   unit   allowed,    the   fair   value   of   Parcel    k  would   be   $2,200 
while   Parcel    5   would   be   $800.      The   combined   fair    value   of    the    two 
parcels   would,    therefore,    be   $3,000,    or   approximately    lO^:    per   square 
foot. 


26 


APPENDIX 


APPENDIX  A 
LAND  USE  PROVISIONS,  PLANNING  OBJECTIVES 
AND  OTHER  REQUIREMENTS 
FOR  THE  DEVELOPMENT  OF  CASTLE  SQUARE 


Parcel  1 

The   principal    use   of    this   parcel    shall    be   housing    to  be   constructed 
under    the   provisions   and   spirit   of   Section   221(d)(3)    of    the   Federal 
program   for   housing   moderate    income   families    displaced   by   governmental 
action.       It   shall    meet    the    rent  and   dwelling   unit   di  str  i  bu^t  i  on   pro- 
vided  herein.      Approximately   500   units   of    221(d)(3)    housing   shall    be 
provided   and  a    site    is    to  be    reserved   for  approximately    100   dwelling,, 
units    for    the   elderly.      Local    shopping   may   be   provided   on    the   frontage 
of    the   parcel    along   Tremont   Street   not    to  exceed  80,000   square   feet 
gross   building   area   at   ground    level. 

Major   Design   Objectives 

1.  The   development   shall    be   compatible  with   existing    row  housing    in 
the  South    End  and   shall    be    related    to   the   community   of   which    it 
is   a   part.      High    rise   buildings    shall    be   designed   with   a    respect 
for    the   human   scale   of    the   original    South    End   community. 

2.  A  maximum   number   of    the    larger   size   dwelling   units    shall    have  ac- 
cess   to  private   outdoor   space   either   on    the   ground   or   on   balconies. 

3.  Adequate    recreation  areas   for   small    children   and    landscaped   sitting 
areas    for  adults    for   use   of    residents   shall    be   provided. 

k.      Convenient   vehicular  access   and   parking   shall    be   provided    to   the 
housing.      The   number   of   curb   cuts    in   Tremont   Street,    Dover   Street, 
and   Shawmut  Avenue   shall    be   held    to  a   minimum. 

5.  Local    shopping   shall    be   designed    to  produce  an  attractive   street 
facing   both   Tremont   Street  and    the   new  housing   on    the    interior   of 
the   parcel.      Use   of   arcades   and   small    shopping   courts    is   encouraged. 
Roof   of    the   shopping    space   shall    be  attractive    to   the   view  and   may 
be   made  available    to   the    residents    of   elevator  apartments    for  ap- 
propriate   recreational    use. 

6.  Any   parking   structure   shall    be   designed    to  be   compatible  with    other 
buildings    on    the   parcel. 
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Housing   for    the  elderly   shall    be    located    in   high-rise   structures 
integrated   with   other   high-rise    residential    structures   along 
Tremont  Street. 


LAND   USE  CONTROLS 


Permi  tted   Uses 


Housing   and    related   public   and   semi -public   uses,    including   off-street 
parking   are   permitted. 

Local    shopping   and    related   uses   may   be   developed   along   Tremont   Street 
to  a    depth    of    100   feet.      Additional    depth    for   commercial    development 
may   be   obtained   subject    to  design    review  and   approval    by    the    BRA. 

Number,    Size  and   Distribution   of   Units 

Approximately   500   units    of    221(d)(3)    housing   units   and  approximately 
100   units    of   housing   for    the   elderly   shall    be   provided.      No  more    than 
300   of    these   units   may   be    in   elevator   structures.      The   exact   number, 
size   and   distribution   of    dwelling   units    shall    be   submitted    to   the   BRA 
for  approva 1 . 

Height   and   Building   Type 

Housing   along   Tremont   Street    including   housing   for    the   elderly   may   be 
provided    in  elevator   bui  Idings,    a   maximum   of    seven   stories   high.      The 
balance   of    the   221(d)(3)    housing   units   must   be    in   buildings    two   to  four 
stories   high.      These   must   provide  a   maximum   number   of    individual    entries 
to  units. 

The    local    shopping   space   shall    be   one   story   high  and    integrated   with 
the   housing   along    Tremont    Street. 

Any   parking   structure   shall    be   no  more    than    three   stories   high    (30 
feet   from  grade    to   top   parking    level). 

Setback 

The   setback   for    two   to  four   story    residential    buildings   along   Dover 
Street    shall    be    20   feet   from    the    public    right-of-way.       The    rebidentia! 
buildings   along    Shawmut  Avenue    shall    be    set    back    to  provide    space    for 
two   rows    of    trees    between    the   curb    line   and    the   building    line.      The 
setback   from  Tremont    Street   and    Herald   Street   may    be    zero,    except    that 
in   order    to  prevent    traffic   hazards    the   Boston   Redevelopment  Authority, 
in    its    review   of    development   proposals,    may    require   a   minimum   setback 
at    traffic    intersections   which    setback   shall    be   defined   as   a    triangle 
with    sides    of    20   feet   along   each    intersecting    street. 
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Si  qns 

Signs    shall    be   suitably    integrated   with    the  architectural    design   of 
the   commercial    structures   which    they    identify.      No  sign   shall    project 
above    the    roof    of    the   commercial    structure.      The  amount   of    surface    for 
fixed   signs   and  advertising   shall    be    limited    to  eight    (8)    square   feet 
per   one   hundred    (100)    square   feet    of   front   facade   surface   of    the   com- 
mercial   use.      The    size,    design,    location  and   number   of    signs   must   be 
specified    in  all    redevelopment   proposals   and   approved   by    the  Authority. 

Pa  rki  nq 

Minimum   on-the-ground  parking   for   the   221(d)(3)    housing   of   one   car 
for  every    two  units    shall    be   provided   by    the   BRA.      The   balance   of 
parking   spaces    for    this    housing    to  provide   one   space   for   each   unit 
may   be    in  a   parking    structure.       in  addition    to   the   parking   for    the 
housing,    3   square   feet    of   parking   space   shall    be   provided   for  each    1 
square   foot   of   commercial    space.      Parking    space   for    20%   of    the   housing 
for    the   elderly   units    shall    be   provided   by    the  BRA.      Additional    park- 
ing  spaces    for   commercial,    industrial    and    institutional    use   may   be 
provided    in  a    parking   structure   within    the    limitations    of    height   per- 
mitted.     All    parking    lots    shall    be   designed    to   reduce    the    visibility 
of   unbroken    rows    of   cars    by    techniques    such   as    fragmented   parking 
areas,    tree   and   shrub   screens   and  earth    banks. 

Basements 


An   easement   for  existing   utilities    in    the    right-of-way    of   existing 
Compton   Street   shall    be   maintained.      Easements    for   utilities    shall 
be   provided   by    the   developer   for   new  utility    lines.      Electric   power 
and    telephone   distribution   shall    be   undergrown.      Basements    shall    be 
checked   and   accepted   by    the   Public   Works    Department. 

Rent   Schedu les 


The    rental    schedule    including   heat   and   hot   water   for    the    residential 
units   constructed   under   Section   221(d)(3)    shall    be: 

1    BR  2   BR  3   BR  k   BR 

$73/per   mo.         $85/per   mo.  $95/per   mo.  $l05/per   mo. 

Provided,    that   no  more    than    120   of    the   one  and    two  bedroom  units    in 
the    elevator    buildings    may    be    offered   at    $10.00   per   month    higher    rent 
than    the   appropriate    rentals    listed  above. 
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Si  qns 

Signs   shall    be   suitably    integrated   with    the  architectural    design   of 
the   commercial    structures   which    they    identify.      No  sign   shall    project 
above    the    roof   of    the   commercial    structure.      The  amount    of    surface   for 
fixed   signs   and   advertising   shall    be    limited    to  eight    (8)    square   feet 
per   one   hundred    (100)    square   feet   of   front   facade   surface   of    the   com- 
mercial   use.      The    size,    design,    location  and   number   of    signs   must   be 
specified    in   all    redevelopment   proposals   and  approved   by    the  Authority. 

Pa  rki  nq 

Minimum   on-the-ground   parking   for    the   221(d)(3)    housing   of   one   car 
for  every    two  units    shall    be   provided   by    the   BRA.      The   balance   of 
parking    spaces   for    this   housing    to  provide   one   space   for   each   unit 
may   be    in   a   parking   structure.       In   addition    to   the   parking   for    the 
housing,    3    square   feet   of    parking   space   shall    be   provided   for  each    1 
square   foot   of   commercial    space.      Parking    space   for   20%   of    the   housing 
for    the   elderly   units    shall    be   provided   by    the   BRA.      Additional    park- 
ing  spaces    for   commercial,    industrial    and    institutional    use   may   be 
provided    in  a    parking   structure   within    the    limitations    of   height   per- 
mitted.     All    parking    lots    shall    be   designed    to   reduce    the    visibility 
of   unbroken    rows    of   cars    by    techniques    such   as    fragmented   parking 
areas,    tree   and   shrub   screens   and  earth   banks. 

Basements 


An   easement   for  existing   utilities    in    the    right-of-way   of   existing 
Compton   Street    shall    be   maintained.      Easements    for   utilities    shall 
be   provided   by    the   developer   for   new  utility    lines.      Electric   power 
and    telephone   distribution   shall    be   undergrown.      Basements    shall    be 
checked   and   accepted   by    the   Public   Works    Department. 

Rent   Schedules 


The    rental    schedule    including   heat   and   hot   water   for    the    residential 
units   constructed   under   Section   221(d)(3)    shall    be: 

1    BR  2    BR  3    BR  k   BR 


$73/per   mo.         $85/per   mo.  $95/per   mo.  $l05/per   mo. 

Provided,    that   no  more    than    120   of    the   one  and    two  bedroom  units    in 
the    elevator    buildings    may    be    offered   at    $10.00   per   month    higher    rent 
than    the   appropriate    rentals    listed   above. 
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Design   Review 

Site   plans,    plans   and   elevations    of   buildings,    plan   for    the   develop- 
ment  of    recreational    areas   and   other   open   spaces   and   designs    for   signs 
shall    be   subject    to  design    review  and  approval    of    the   Boston   Redevelop- 
ment Authoi-i  ty . 

Development   and   Taxes 

The   developer   shall    undertake    the   development   of   Parcel     1    under   a 
single   mortgage   utilizing    the   provisions    of   Section   221(d)(3)    pro- 
vided,   however,    that    the   housing   for    the   elderly   may   be   developed 
under   other   mortgage    insurance   programs   of    the   FHA   or   by    the   Boston 
Housing  Authority.      The   design   of    the   housing   for    the   elderly   shall 
be   compatible   with    that   of    other   structures    on   Parcel     1. 

The   developer   may   elect    to  form  a    1 2 1 -A   Corporation   for    the   purposes 
of    developing   alt    of    the    structures    on   Parcel    1,    in   which    case    it    is 
anticipated    that    real    estate    taxes   will    be  assessed  at    the    rate   of    15% 
of    the   gross    receipts    from  all    elements    of    the   development   except    the 
housing   for    the   elderly    if    it    is    developed   by    the   Boston   Housing  Auth- 
ori  ty . 

The   developer   shall    devote    not    less    than    1%   of    construction   costs    to 
provide   street   furniture,    sculpture,    pools    or   other  physical    amenities 
to  enhance    the   development. 

PARCEL   2 

The   principal    use   of    this   parcel    shall    be   for    light  manufacturing. 
This    use   shall    be    in    keeping   with    the    location   of    this    site   within    the 
heart   of    the   City.      Manufacturing   processes    should   be    restricted    to 
those    that   are    relatively    noiseless,    odorless   and   smokeless. 

The   Major    Design   Objectives 

1.  Architectural    Unity    -      It    is   highly   desirable    that   all    new  stru- 
ctures  constructed   on    this   site   achieve  a   high    level    of   architect- 
ural   unity.      This   may   be   accomplished    through    the   use   of    similar 
materials,    roof   heights,    roof   profiles,    scale   of   openings,    treat- 
ment  of    details,    etc. 

2,  Parking    -      It    is    desirable    to    locate   all    parking   and    loading  at 
an    internal    site    location   so   that    large   open   expanses    of    parking 
and   pavement   are   not    visible   from    the   public    right-of-way.      This 
is    particularly    important    on   Shawmut  Avenue. 
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3.      Roofs    -  Roofs   shall    be  organized  so  that  all    vents  and  chimneys 
and  any   other  projections  are  architecturally   organized  and  de- 
tailed so  that    they  will   provide  an  attractive  appearance  when 
viewed   from  pedestrian    level   along    the  public    right-of-way  and 
from  windows   of   high   buildings    in   the   vicinity. 

k.      Landscaping    -  Trees   and  plants  material    shall    be  added   to  the 

site    in  appropriate  areas  and  appropriate  amounts.      This    is  par- 
ticularly   important    in    the  areas  along  Shawmut  Avenue  and   those 
adjacent   to   the  church  parcels.      Planting  and  attractive   fencing 
shall    be  provided   to  screen  parking  areas   from   the   view  of  ad- 
jacent housing  and  church   sites. 

5.  Night   Lighting   -   Lighting   shall    be  provided   to  insure    the   safety 
of    those  using    the  parking    lots  and  pedestrian  paths   within    the 
parcel.      Lighting   fixtures   shall    be   shielded    to  prevent  glare 

to  motorists  and  pedestrians.      All    fixtures   shall    be    in  archi- 
tectural   harmony  with    the   new  buildings   constructed  on   the  site. 

6.  Signs    -  Signs   shall    be    restricted   to  non-flashing  and  non- 
animated   types,    identifying  only    the  establishment  and  nature 

of    its  products.      All    signs  must  be  suitably    integrated  with    the 
architectural    design  of    the   structure  which    they    identify.      No 
sign  shall    project  above    the    roof   of    the   structure   on  which    it   is 
mounted.      No  sign  shall    project   beyond    the   face   of    the   building 
more   than  2k   inches.      Sign  surface   shall    be    limited    to  eight    (8) 
square   feet  per  one  hundred    (100)    square  feet   of   front  facade   sur- 
face  of    the  first   two  floors    in   that   occupancy   of    the   structure. 
No  signs  or  advertising  shall    be  placed  on    the  exterior  of  any 
structure.      The   size,    design,    location  and  number  of    signs  must 
be  specified    in  all    redevelopment  proposals   and  approved  by    the 
Author i  ty . 

7.  Handicapped  People    -  All    new  buildings    in    this   parcel    shall    be 
designed   so   that  persons    in  wheel    chairs   can  enter  and    leavp  and 
travel   about    the  buildings    in  a    reasonable  manner  without  undue 
obstructions.      Appropriate  entrances  and  exits   for  such  persons 
shall    be  constructed  on  a  1  I    major  frontages. 

LAND   USE   CONTROLS 

Permi  tted  Uses 

Light  manufacturing,    storage    (enclosed)    and   distributive   uses;    retail 
except  automobile,    trailer  or   scrap;   eating  establishments;    offices; 
related  off-street  parking  and    loading. 
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Height  and  Building  Type 

Height  shall  be  limited  to  six  stories.  Buildings  shall  be  designed  to 
be  compatible  with  the  adjacent  housing  and  church  structures  and  land- 
scaping shall  be  provided. 

Setback 

None    required   on   Herald  Street,    Dover   Street   or  Shawmut  Avenue   except 
that,    in   order    to  prevent    traffic   hazards,    the   BRA    in    its    review  of 
development   proposals   may    require   a   minimum   setback  at    traffic    inter- 
sections,  which    setback   shall    be   defined  as   a    triangle   with    sides    of 
20   feet   along   each    intersecting    street.      A    16    foot   setback    is    required 
from    the  Washington   Street    right-of-way.      Floor   area    ratio:      6.0. 

Off-Street   Parking 

One   on-site   space   for  each    five   employees    of    industrial    and   commer- 
cial   uses.      Additional    one   square  foot   for   each    square   foot   of    floor 
space   for    retail    use   or    one   space   for  every   five   persons    served  at 
any    one    time    in  eating   establishments. 

Off-Street   Loading 

All    loading   bays   rnust   be   constructed   so   that    no  on-street   maneuvering 
is    necessary.      Access    to    loading   bays    shall    be    limited    to  Washington 
Street  and   Herald   Street.      Loading   bays    shall    be   provided   as    required 
by    the   applicable   zoning    ordinance. 

Basements 

An   easement   for   existing   uti  I  i ties    in    the    right-of-way   of   existing 
Compton   Street   shall    be   maintained. 

Development   and   Taxes 

The   developer   may   elect    to  form  a    121-A   Corporation   for   the   purposes 
of   developing   Parcel    2,    in   which   case    it    is   anticipated    that    real 
estate    taxes   will    be   assessed   at    the    rate   of    20%   of   gross    receipts. 

The   developer   shall    devote   not    less    than    1%   of   construction   costs    to 
provide    street   furniture,    sculpture,    pools,    landscaping,    or   other 
physical    amenities    to  enhance    the    development. 
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